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I.  INTRODUCTION 

 

The Fayetteville Street-University Land Use Update articulates a vision for future land use 
policy and regulation that will guide growth in a way that is consistent with the character of the 
Fayetteville Street Historic District, sensitive to surrounding neighborhoods and businesses, 
and mindful to the need for North Carolina Central University (NCCU) to improve campus 
facilities.  
 
The Durham Comprehensive Plan, in Policy 2.3.6c, Land Use Updates, instructs the Durham 
City-#ÏÕÎÔÙ 0ÌÁÎÎÉÎÇ $ÅÐÁÒÔÍÅÎÔ ÔÏ ÃÏÎÄÕÃÔ Á ,ÁÎÄ 5ÓÅ 5ÐÄÁÔÅ ÆÏÒ ÔÈÅ ȰÁÒÅÁ ÁÒÏÕÎÄ .ÏÒÔÈ 
Carolina Central University.ȱ In support of this policy, the Joint City-County Planning 
Committee (JCCPC) directed the Planning Department to begin work on the Fayetteville 
Street-University Land Use Update in 2008. This Land Use Update is a result of that process; 
however, it also takes into consideration numerous planning efforts undertaken by the 
Durham City-County Planning Department, neighborhood groups, NCCU, ÁÎÄ $ÕÒÈÁÍȭÓ /ÆÆÉÃÅ 
of Economic and Workforce Development (OEWD) in recent years: 
 

 The Fayetteville Street Historic Preservation Plan, adopted by the Durham City Council 
in December 2000; 
 

 4ÈÅ &ÁÙÅÔÔÅÖÉÌÌÅ 3ÔÒÅÅÔ 0ÌÁÎÎÉÎÇ 'ÒÏÕÐȭÓȟ Fayetteville Street Plan, completed in 2004;  
 

 .##5ȭÓ ÁÐÐÒÏÖÅÄ 2007 Master Plan Update;  
 

 $ÕÒÈÁÍ /%7$ȭÓ Targeted Neighborhood Commercial Areas Streetscape Project, 
featuring a 2-mile stretch of Fayetteville Street.  Initial designs were completed in 2009, 
but to date construction funding has not been allocated;  
 

 The Stokesdale National Register Historic District, listed on the National Register of 
Historic Places in December 2010. 

 
While these plans identify issues closely associated with land use, including infrastructure, 
urban design, historic preservation, and economic development, the focus of this Land Use 
Update is to encourage land use policy and zoning regulations that are compatible with the 
historic character of Fayetteville Street and the surrounding neighborhoods while still 
accommodating improvements to the NCCU campus and local business development. As staff 
met and worked with the public, a number of key themes emerged that inform the 
implementation recommendations found in this plan.  These are described below. 
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A. FAYETTEVILLE STREET HISTORIC DISTRICT 

 

Designated as a local historic district by the Durham City Council in 2000, the Fayetteville 
Street Historic District is significant to the City as an African-American residential 
neighborhood and a center for business, entrepreneurship, and education in the early 20th 
Century. To date, it is the only historically African-American locally designated historic district 
in Durham. Located southeast of Downtown, the district extends on either side of Fayetteville 
Street from Umstead Street on the north to Nelson Street on the south (see Figure 1).  Today, 
the district is predominantly single-family residential homes in building type, and is an eclectic 
mix of architectural designs. Toward the northern end of the district there is a stretch of 
historic commercial buildings, generally one story in height. In recent decades encroachment 
of newer buildings, primarily used as offices, has taken place. In addition, many of the single-
family homes have been converted into multi-family uses. 

 

 
The Fayetteville Street Historic 
Preservation Plan, adopted by the 
Durham City Council in December 
2000, is the guiding policy document 
for preservation of the historic and 
visual integrity of the building stock 
within the Fayetteville Street Historic 
District.  However, in many instances, 
current zoning districts and adopted 
future land use designations clash with 
that goal. For instance, historically 
protected residential properties are 
frequently identified on the Future 
Land Use Map for commercial or office 
uses. This conflict creates potential 
incentives to alter these historic 
buildings, contrary to the intent of the 
historic district. This Land Use Update 
identifies incongruities and proposes 
changes to the Future Land Use Map 
and zoning with respect to historic 
integrity.  
 
 
 
 
 
 

Figure 1: Fayetteville Street Local Historic District 
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B. FUTURE LAND USE AND ZONING 

 

$ÕÒÈÁÍȭÓ Future Land Use Map, a visual reflection of adopted City-County policies, was 
created in 2005 when the Durham Comprehensive Plan was adopted. At that time, many 
properties on either side of Fayetteville Street were identified as potential sites for future 
commercial or office development, and intensified density was envisioned for residential 
neighborhoods along and surrounding Fayetteville Street. Zoning designations, adopted 
decades before, do not necessarily reflect the Future Land Use Map, ÔÈÅ ÃÏÍÍÕÎÉÔÙȭÓ ÖÉÓÉÏÎ 
for their neighborhood, or policies outlined in other City-adopted plans such as the Fayetteville 
Street Historic Preservation Plan. Recognizing the rift between community expectations, 
historic preservation goals, future land use policy, and current zoning, a policy was put into the 
Durham Comprehensive Plan (Policy 2.3.6c, Land Use Plan Updates, mentioned above) to bring 
these issues into alignment.  
 
Many attendees of public meetings for this project expressed a desire for the area to remain 
predominantly single-family homes and to limit development intensity. This Land Use Update 
proposes changes to the future land use and zoning designations that are more congruent with 
community expectations.  
 

C. NORTH CAROLINA CENTRAL UNIVERSITY CAMPUS 

 

The State has mandated that NCCU 
increase student enrollment from 
approximately 8,500 to 13,500 
students by 2017. In order to 
accommodate increased enrollment, 
NCCU adopted a Campus Master 
Plan Update in 2007. This Master 
Plan anticipates significant 
construction projects on the existing 
campus footprint, but also 
necessitates expanding into 
adjoining neighborhoods. The City 
of Durham does not have a legal 
right to regulate the purchase of 
land by NCCU. However, the City 
does have authority to regulate new 
structures, as well as additions and 
rehabilitations, through its zoning authority. This plan recommends modifications to the 
Unified Development Ordinance (UDO) that will help address ÔÈÅ 5ÎÉÖÅÒÓÉÔÙȭÓ ÇÒÏ×ÔÈ ×ÈÉÌÅ ÓÔÉÌÌ 
protecting the surrounding neighborhoods. 
 

NCCU 2007 Campus Master Plan 
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D. NORTH CAROLINA COLLEGE REDEVELOPMENT PLAN 

 
The North Carolina 
College Redevelopment 
Plan (NCCRP) was 
adopted by the Durham 
City Council in February 
1964 and comprises the 
area generally south of 
.##5ȭÓ campus between 
Alston Avenue and 
Roxboro Street (see 
Figure 2).  Unlike many 
of the Redevelopment 
Plans from this era, the 
NCCRP does not include 
a sunset clause which 
would have caused it to 
expire decades ago. As a 
result, the NCCRP is still 
in effect, despite the fact 
many of the provisions 
are out of date and no 
longer relevant.  This 
Land Use Update 
examines options for 
terminating the NCCRP.  
 

II.  PLANNING PROCESS 

 

The Fayetteville Street-University Land Use Update was placed on the Durham City-County 
0ÌÁÎÎÉÎÇ $ÅÐÁÒÔÍÅÎÔȭÓ ×ÏÒË ÐÒÏÇÒÁÍ beginning in 2007. Preliminary background work by staff 
began in the summer of 2007 with a physical survey of the area and initial outreach efforts to 
stakeholders. The first public meeting was held in February 2008 in order to introduce the 
planning project to the residents.  This meeting coincided with publiÃ ÏÕÔÒÅÁÃÈ ÆÏÒ .##5ȭÓ 
Campus Master Plan Update, and unfortunately, the timing of these distinct yet related efforts 
caused a great amount of confusion.  Following the meeting, planning staff put further efforts 
to develop the Fayetteville Street-University Land Use Update on hold until NCCU completed 
its approval process for its Campus Master Plan Update. 
 

Figure 2: 1964 North Carolina College Redevelopment Plan Boundary 
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In 2009, planning staff revisited the Fayetteville Street-
University Land Use Update and formed an outreach 
committee improve communication with community 
members in surrounding neighborhoods. This committee 
was instrumental in laying out the public involvement 
process, identifying issues of importance to the 
neighborhood, and communicating with key stakeholders 
in preparation for a public introductory meeting held in 
June 2009. A subsequent public workshop, held in 
November 2009, provided an opportunity for residents 
and stakeholders to actively participate in creating a 
vision of the area.  Participants worked in small groups to 
illustrate their vision and present their findings to all who 
attended. The results of this workshop informed many of 
the recommendations found in this Land Use Update.  
 
The results of the November 2009 workshop were 
presented to the public at an open house in March 2010, 
where further feedback was obtained from attendees 
regarding details for the proposed land use pattern for 
the area.  At the same time, there was opportunity to 
comment on the potential creation a new zoning district 
for the NCCU campus and the possibility of terminating 
the 1964 North Carolina College Redevelopment Plan. A 
follow-up public open house was held in May 2010 to seek 
additional community input and to further refine land use 
and zoning recommendations. 
 
A preliminary draft of this plan was released for public 
review and input in early February 2011.  To ensure that 
the public had adequate opportunity to review the plan, 
the following steps were taken: 
 

 Copies were distributed to the Main and Stanford L 
Warren library branches, as well as the Student Union 
of North Carolina Central University; 

 An electronic copy was available on the Durham City-
#ÏÕÎÔÙ 0ÌÁÎÎÉÎÇ $ÅÐÁÒÔÍÅÎÔȭÓ ×ÅÂ ÓÉÔÅȟ ×ÉÔÈ ÁÎ 
option to provide input via email; and 

 An open house was held on February 24, 2011, at the 
Hayti Heritage Center so that citizens could provide 
input on the draft plan with staff. 

 

Members of the community work 
toward a vision for future land uses at 

the November 2009 workshop. 
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Information about the draft plan was disseminated via email, through the networks of the 
Outreach Committee members, a press release through the City of Durham public affairs 
office, as well as notification on DTV8.   Subsequent to the public input in the spring of 2011, 
Planning Department staff completed a second draft and presented it to the Durham City-
County Planning Commission.  The Planning Commission recommended approval on a 
unanimous 12-0 vote at its June 14, 2011 meeting.  The City Council adopted the Fayetteville 
Street-University Land Use Update on September 19, 2011. 
 

III. EXISTING CONDITIONS 

  

A. BACKGROUND 

 

During the late 19th and early 20th centuries, many African-Americans moved to Durham to 
work in the tobacco and related industries.  African-American entrepreneurs purchased land in 
the vicinity of Fayetteville, Umstead, and Pettigrew Streets, establishing a lively business 
center.  John Merrick, Dr. Aaron M. Moore, Charles C. Spaulding, Dr. Stanford L. Warren, Dr. 
James E. Shepard and other community leaders established the North Carolina Mutual 
Insurance Company, the Mechanics and Farmers Bank, and other businesses and financial 
institutions that provided investment capital for African-Americans. Prior to 1950, more than 
100 businesses and over 600 homes could be found in close proximity to the intersection of 
Fayetteville and Pettigrew Streets. This area, which became known as Hayti, served as the de 
facto central business district for the community. 
 
Major institutions, such as Lincoln Hospital, Stanford L. Warren Library, North Carolina Central 
University and large churches, such as White Rock, St. Joseph and Mt. Zion, were all 
established along Fayetteville Street in the late 19th and early 20th centuries. Fayetteville 
Street had become the main street of the Hayti Community.  Around the hospital and college 
ÄÅÖÅÌÏÐÅÄ ÓÏÍÅ ÏÆ 3ÏÕÔÈ #ÅÎÔÒÁÌ $ÕÒÈÁÍȭÓ ÍÏÒÅ ÕÐÓÃÁÌÅ ÎÅÉÇÈÂÏÒÈÏÏÄÓȟ ×ÉÔÈ ÆÉÎÅ ÒÅÓÉÄÅÎÃÅÓ 
for the growing middle and upper-middle economic class. Many of the homes had the latest 
architectural features of the time, similar to those in other Durham neighborhoods. Growth 
continued to move south along Fayetteville Street during the early 20th century. New 
subdivisions such as Emorywood Estates and areas around the former Southern High School 
were developed. 
 
Older development in Hayti and adjacent neighborhoods began to physically deteriorate 
rapidly by 1950.  Much of the housing became over-crowded and was considered substandard.  
Streets became congested and obsolete for handling increased traffic as more families were 
able to afford automobiles.  Existing lots were not capable of supporting new development, so 
little in-fill development occurred.  This pattern of decline led to government attempts to 
revitalize the area. 
 
The North Carolina General Assembly enacted legislation pertaining to urban renewal in the 
1950s, and in 1957 the City of Durham Planning Department commissioned a plan by graduate 
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students at the University of North Carolina to redevelop a 200-acre area that included Hayti.  
In 1958, the Durham Redevelopment Commission was established to oversee redevelopment 
efforts. 
 

The City began redevelopment activities in the area around Fayetteville Street in 1959. These 
activities, costing tens of millions of dollars of public investment, had an even larger impact on 
the people and physical character of the area.  Funds were spent for the complete demolition 
of neighborhoods and business areas, the relocation of hundreds of households, the 
construction of new public infrastructure and housing, and the financing of new commercial 
development.  Five major redevelopment projects were undertaken over a period of thirty 
years, three of which were part of the Hayti-Elizabeth Street General Renewal Area, a vast area 
on the eastern and southern fringes of Downtown targeted for complete renewal. These 
projects included NCR-17, NCR-54 and NCR-88 (see Figure 3), NCR-41 and the St. Theresa 
Redevelopment Plan of 1981. 
 

Figure 3: Durham Central Area Urban Renewal Projects, 1978 

 
Project 2: N.C. R-17; Project 3: N.C. R-54; Project 4: N.C. R-88 

#ÏÕÒÔÅÓÙ ÏÆ ÔÈÅ $ÕÒÈÁÍ #ÏÕÎÔÙ ,ÉÂÒÁÒÙȭÓ .ÏÒÔÈ #ÁÒÏÌÉÎÁ #ÏÌÌÅÃÔÉÏÎ 
 

NCR-17, adopted in 1962, razed several blocks of housing and businesses between Old 
Fayetteville Street and Grant Street, leaving only the St. Joseph AME Church. The Fayetteville 
Street Public Housing Community was built in the demolished area.  The western commercial 
portion of the project was later added to NCR-54 for completion. 
 

NCR-41, or the North Carolina College Project, was adopted by City Council in 1964. Blighted 
portions of the neighborhood south of the college were removed and a new layout for the land, 
infrastructure, and sites for Shepard Middle School and the expansion of NCCU were provided. 
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Improvements to major thoroughfares, like NC-55 and Fayetteville Street, were also made.  
NCR-41 had no sunset provision and is therefore considered an active redevelopment plan. 
 
The largest of the three urban renewal projects, NCR-54 was adopted in 1969. The Plan 
included land bounded by Pettigrew Street, Old Fayetteville Street, Umstead Street, and 
Roxboro Street. Of all the urban renewal projects in the City, NCR-54 had the most debilitating 
ÐÈÙÓÉÃÁÌ ÉÍÐÁÃÔ ÏÎ $ÕÒÈÁÍȭÓ !ÆÒÉÃÁÎ-American community, completely demolishing the Hayti 
Business District and approximately 600 homes. Twenty years passed devoid of 
redevelopment in the area, greatly upsetting those who had been displaced, as well as the 
African-American community as a whole. This reaction led to a new effort to complete the 
ÁÒÅÁȭÓ ÒÅÄÅÖÅÌÏÐÍÅÎÔ ×ÉÔÈ ÇÒÅÁÔÅÒ ÃÏÍÍÕÎÉÔÙ ÉÎÖÏÌÖÅÍÅÎÔ ÁÎÄ ÁÃÔÉÖÅ ÃÏÍÍÕÎÉÔÙ 
participation in development activities.  
 
Much of the old Hayti Community was razed to make way for the Durham Freeway (NC 
Highway 147) during the late 1960s and 1970s. According to Jean Bradley Anderson in her book 
Durham County, A History of Durham County, North Carolina, 4,057 households and 502 
businesses were displaced by condemnation of properties and construction of the freeway.  
Neighborhood cohesion was not reestablished and many of the businesses were unable to re-
open in other locations.  
 
NCR-88 began in 1973. The project was an urban renewal total clearance project and the land 
lay vacant for many years.  In 1980, the Durham Housing Authority built Forest Hills Heights, a 
55-ÕÎÉÔ ÅÌÄÅÒÌÙ ÈÏÕÓÉÎÇ ÄÅÖÅÌÏÐÍÅÎÔȟ ÏÎ ÔÈÅ ÁÒÅÁȭÓ ÌÁÒÇÅÓÔ ÐÁÒÃÅÌȢ 4ÈÅ ÒÅÄÅÖÅÌÏÐÍÅÎt plan was 
amended in 1984 to promote better use of the remaining vacant land. All of the land has been 
sold and developed with office and commercial uses.  
 
The Hayti Development Corporation (HDC), a community-based development organization, 
was formed in 1981 with the express purpose of promoting redevelopment in the NCR-54 area. 
The redevelopment plan was amended and several studies were made by consultants to help 
determine the nature of new residential and commercial redevelopment. HDC won a contract 
with the City to be the principal agent for marËÅÔÉÎÇ ÔÈÅ ÁÒÅÁȭÓ ÖÁÃÁÎÔ ÌÁÎÄȢ The efforts of HDC 
and the City resulted in the development of two new shopping centers and 170 planned and 
built housing units. These projects involved $6 million of public funds and $5 million of private 
investment. The developments generated from these efforts include Heritage Square 
Shopping Center, Phoenix Square Shopping Center, the Foxgate housing development and the 
Rolling Hills residential community. 
 
The St. Theresa Redevelopment Plan was prepared in 1981 and carried out under the 
Community Development Block Grant program (CBDG). It was also a mixed-clearance and 
neighborhood revitalization program that involved $4 million of public funds for 
redevelopment actions, street and sidewalk improvements, housing rehabilitation, and $4 
million in private investment. All of the land that was bought and cleared was re-sold and 
redeveloped.  A total of 180 housing units were rehabilitated and 120 new units were built. 
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B. EXISTING LAND USE PATTERN 

 

The Fayetteville Street Historic District and 
the neighborhoods to the north and west of 
NCCU are predominately small-lot single 
family residential neighborhoods developed 
along a traditional street grid pattern.  
Institutional uses are also present, and are 
not limited to the NCCU campus.  Other 
institutional uses throughout the study area 
include the historic Stanford L. Warren 
Library which anchors the historic district on 
the northern end, the Lincoln Community 
Health Center, and the W. D. Hill 
Community Center.  Other important 
institutional uses are just outside the historic 
district, in particular the C.C. Spaulding 
Elementary School located to the west, and 
the W. G. Pearson Middle School to the 
north.  A number of commercial 
establishments are scattered throughout the 
district as well, primarily with frontage along 
Fayetteville Street close to the northern 
border of the historic district. Figure 4 
represents existing land uses within the area 
as of January 2011.  This Land Use Update 
attempts to carefully integrate a mix of uses 
into the district, while still respecting the 
historic fabric of the historic district and 
surrounding neighborhoods. 

C. FUTURE LAND USE AND 

ZONING PATTERNS 

 
The currently adopted Future Land Use Map depicts a pattern for land uses different from the 
existing and historic land use pattern.  This pattern may not be appropriate for a local historic 
district, and what the community has identified through the planning process as their desired 
land use pattern.  Figures 5 and 6 show the currently adopted future land use and zoning 
designations for this area, respectively. According to the adopted Future Land Use Map, 
commercial uses would become much more prevalent in the northern portion of the historic 
district and office uses would act as a transition between the commercial area and Medium 

Figure 4: Existing Land Uses, April 2011 

 

 


























































